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Housing Choice Vouchers Fact Sheet 
What are housing choice vouchers? 
The housing choice voucher (voucher) program is the federal government's major program for assisting 
low-income families, the elderly, and the disabled to afford decent, safe, and sanitary housing in the 
private market. Since housing assistance is provided on behalf of the family or individual, participants 
are able to find their own housing. 

The participant is free to choose any housing that meets the requirements of the program and is not 
limited to units located in subsidized housing projects.  

Vouchers are administered locally by public housing agencies (PHAs). The PHAs receive federal funds 
from the U.S. Department of Housing and Urban Development (HUD) to administer the voucher 
program.  

A family that is issued a voucher is responsible for finding a suitable housing unit of the family's choice 
where the owner agrees to rent under the program. This unit may include the family's present 
residence. Rental units must meet the standards of health and safety, as determined by the PHA.  

A housing subsidy is paid directly to the landlord by the PHA on behalf of the participating family. The 
family then pays the difference between the actual rent charged by the landlord and the amount 
subsidized by the program. Under certain circumstances, if authorized by the PHA, a family may use its 
voucher to purchase a modest home.  

Housing vouchers - how do they function?  
The voucher program places the choice of housing in the hands of the individual family. A family is 
encouraged to consider several housing choices to secure the best housing for the family needs. A 
voucher holder is advised of the unit size for which the holder is eligible based on family size and 
composition.  

When the voucher holder finds a unit that the holder wishes to occupy and reaches an agreement with 
the landlord over the lease terms, the PHA must inspect the dwelling and determine that the rent 
requested is reasonable. The housing unit selected by the family must meet an acceptable level of 
health and safety before the PHA can approve the unit. 

The PHA determines the payment standard. The payment standard is the amount generally needed to 
rent a moderately-priced dwelling unit and is used to calculate the amount of housing assistance a 
family will receive. However, the payment standard does not limit and does not affect the amount of 
rent a landlord may charge or the family may pay. A family which receives a voucher can select a unit 
with a rent that is below or above the payment standard. The voucher family must pay 30% of its 
monthly adjusted gross income for rent and utilities, and if the unit rent is greater than the payment 
standard the family is required to pay the additional amount. By law, whenever a family moves to a new 
unit where the rent exceeds the payment standard, the family may not pay more than 40 percent of its 
adjusted monthly income for rent.  

 

http://www.nirha.com/


North Iowa Regional Housing Authority – www.nirha.com  4 

The rent subsidy 
The PHA calculates the maximum amount of housing assistance allowable. The maximum housing 
assistance is generally the lesser of the payment standard minus 30% of the family's monthly adjusted 
income, or the gross rent for the unit minus 30% of monthly adjusted income  

Roles - the tenant, the landlord, the housing agency and HUD  
Once a PHA approves an eligible family's housing unit, the family and the landlord sign a lease and, at 
the same time, the landlord and the PHA sign a housing assistance payments contract that runs for the 
same term as the lease. This means that everyone -- tenant, landlord and PHA -- has obligations and 
responsibilities under the voucher program.  

Tenant's obligations: When a family selects a housing unit, and the PHA approves the unit and lease, 
the family signs a lease with the landlord for one year. The tenant may be required to pay a security 
deposit to the landlord. After the first year the landlord may initiate a new lease or allow the family to 
remain in the unit on a month-to-month lease.  

When the family is settled in a new home, the family is expected to comply with the lease and the 
program requirements, pay its share of rent on time, maintain the unit in good condition, and notify the 
PHA of any changes in income or family composition.  

Landlord's obligations: The role of the landlord in the voucher program is to provide decent, safe, and 
sanitary housing to a tenant at a reasonable rent. The dwelling unit must pass the program's housing 
quality standards and be maintained up to those standards as long as the owner receives housing 
assistance payments. In addition, the landlord is expected to provide the services agreed to as part of 
the lease signed with the tenant and the contract signed with the PHA. The owner is responsible for 
screening and selection of the family to occupy the owner’s unit. 

Housing authority's obligations: The PHA administers the voucher program. The PHA provides a 
family with the housing assistance that enables the family to find suitable housing and the PHA enters 
into a contract with the landlord to provide housing assistance payments on behalf of the family. If the 
landlord fails to meet the owner's obligations under the lease, the PHA has the right to terminate 
assistance payments. The PHA must reexamine the family's income and composition annually and 
must inspect each unit at least annually to ensure that it meets minimum housing quality standards.  

The PHA will provide prospective owners with the family’s current and prior address as shown in PHA 
records and the name and address, if known, of the owner at the family’s current and prior address. 
The PHA will not provide any additional information to the owner, such as tenancy history, criminal 
history, etc. 

HUD's role: To cover the cost of the program, HUD provides funds to allow PHAs to make housing 
assistance payments on behalf of the families. HUD also pays the PHA a fee for the costs of 
administering the program. When additional funds become available to assist new families, HUD invites 
PHAs to submit applications for funds for additional housing vouchers. Applications are then reviewed 
and funds awarded to the selected PHAs on a competitive basis. HUD monitors PHA administration of 
the program to ensure program rules are properly followed.  

Source:  HUD Website 
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Landlord Information for Participation 
 
The Section 8 program provides assistance for low income families in the private rental market through 
the Housing Choice Voucher Program. Rental assistance makes market rate housing affordable. Feel 
free to visit our website for more information at www.nirha.com.  
 
Rental Voucher Holders select a unit from the private rental market. Rental assistance makes market 
rate housing affordable. Program participants pay between 30-40% or their income towards rent and 
utilities. The Housing Assistance Program subsidizes the balance of rent to the property owner. 
 
What are the requirements for my unit to be rented to an assisted family? 
The unit must meet HUD Housing Quality Standards and the rent must be comparable to market rates 
and be within the family’s rent limit. 
 
How do I make a unit available to voucher holders? 
You may call NIRHA to have the unit listed on our list of available units. You may also advertise in the 
newspaper with the phrase “will accept Section 8.”  
 
What do I do when a Voucher Holder is interested in my unit? 
Landlords are responsible for screening any prospective tenants carefully to ensure that you are 
making a good selection. NIRHA only verifies that they are income eligible for the program and also 
conducts a limited criminal record check for acceptance to the program. You may use the same 
screening procedures for Voucher Holders as you do for non-Voucher Holders. 
 
Request for Tenancy Approval: 
When you have selected a tenant, he/she will have a “Request for Tenancy Approval” form for you to 
complete. When this form is submitted to our office, you will be notified of the schedule for the inspection. 
 
Inspection: 
The unit will be inspected to ensure that it meets HUD Housing Quality Standards. The inspector will 
examine the exterior of the building, the plumbing and heating systems, the exits and hallways, and 
each room of the unit to make sure the unit is safe, clean, and in good condition. All utilities must be 
turned on at the time of the inspection. The inspector must have access to the unit itself, the basement, 
and all common areas. You will be notified of the results of the inspection. A family will not be allowed 
to rent your unit until you have made any needed repairs and the unit passes the inspection. The 
apartment will be re-inspected annually. If problems are found, you must make the repairs within the 
time allotted or else rental payments will be abated or stopped. 
 
Can I collect a Security Deposit? 
Yes, you may collect a security deposit that is comparable to what you would charge non-Voucher 
holders. Charging Voucher holders a security deposit in excess of private practice is prohibited. 
 
What is the term of the lease and contract? 
You must sign a lease with the tenant for a minimum of one year. The lease should include: 

• Names of the landlord and tenant 
• Address of the rental unit 
• Term of the lease and how it will be renewed 
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• Monthly rent amount 
• Which utilities are paid by the tenant 
• Which appliances must be provided by the tenant 
• Tenancy addendum. 

 
You may include any other conditions that you normally include in your leases, as long as they do not 
violate any laws. You must include the Tenancy Addendum, which is included in this packet on page 15. 
  
Do I sign an agreement with the housing authority? 
You must sign the Housing Assistance Payment Contract with the housing authority. This document 
outlines the responsibility of the owner and housing authority. 
 
Do I have rights and responsibilities as a landlord? 
Yes, you do. Refer to the Housing Assistance Payment contract included in this packet. 
 
How much rent can I charge? 
The rent charged must be reasonable compared to other units of similar size in the community. The 
housing authority will make comparisons to ensure the rent charged is reasonable. If you want to 
increase the rent when you renew the lease, you must get approval from the housing authority. The 
rent must remain reasonable and within the families ability to pay. The request to increase the rent 
must be submitted in writing to NIRHA and the tenant sixty days prior to the annual recertification. 
 
How do I get paid? 
NIRHA will send you a check for its portion of the rent each month. As long as the tenant remains 
eligible for Section 8 and the unit meets the Section 8 program standards. You are responsible for 
collecting the tenant portion of the rent each month. 
 
May I evict a voucher holder?  
You may evict a voucher holder in the same way you would evict a non-voucher holder. The same laws 
apply. 
  
Help us reduce and eliminate fraud! 

• Don’t charge the tenant more in rent than what NIRHA calculates and informs you to charge. 
Payments for extra amenities, such as a garage, can be charged; however, the lease must 
specifically state that the tenant will be charged for these items. 

• Don’t charge for anything that is not covered by the lease. Such payments may be illegal and 
could result in you being debarred from the program. You and the tenant could be required to 
repay all amounts that were paid by NIRHA. 

• Always provide a written explanation of any charges to the tenant. 
• Report when a tenant has vacated the unit for any reason. 

Only the members listed on the lease are authorized to live in the assisted unit.  Please report to 
NIRHA if you believe there are unauthorized individuals living in the unit.  It is fraud if you know and 
permit this without reporting it to our office. 

If you don’t understand any paperwork received from our office, please make sure to call or visit for 
clarification. 

  

http://www.nirha.com/


North Iowa Regional Housing Authority – www.nirha.com  7 

North Iowa Regional Housing Authority 
Jurisdiction 

This map represents the region where North Iowa Regional Housing 
Authority (NIRHA) can provide rental assistance. If the town is in one of 
these counties but not on the list, it is still considered part of the NIRHA 
jurisdiction. 

NIRHA cannot offer assistance in the incorporated city limits of Charles 
City, Mason City, and Riceville. These communities are assisted by 
other housing authorities. Charles City, Mason City, and Riceville are 
represented as triangles () on the above map. 
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HAP Contract Explanation 
The Housing Assistance Payment (HAP) contract is a written agreement between NIRHA and the 
owner of a unit occupied by a housing choice voucher (voucher) program participant. The HAP contract 
must be in the form prescribed by HUD. Under the HAP contract, NIRHA agrees to make HAP 
payments to the owner on behalf of a specific family leasing a specific unit. NIRHA uses its payment 
standard schedule to calculate the monthly HAP payment to the owner. 
 
Upon approval of the assisted tenancy, the owner and NIRHA can execute the HAP contract. HAP 
payments are due to the owner on the first day of each month. The owner’s right to receive housing 
assistance payments depends on compliance with all the provisions of the HAP contract. The 
owner’s endorsement of the HAP check signifies that the owner has agreed to and is in compliance 
with the terms of the HAP contract. No payments may be made to the owner after the family moves 
out of the unit or the lease ends. 
 
Contents of the HAP Contract 
Form HUD-52641 is the HAP contract for the housing choice voucher program. HUD requires PHAs 
to use this form, and it cannot be modified. The HAP contract contains three parts: 

 Part A, Contract Information, contains the specific information regarding the unit and tenant 
receiving the rental assistance. Part A also specifies the utility responsibilities. 

 Part B, Body of Contract, is the program requirements between NIRHA and the owner. 
 Part C, Tenancy Addendum, is to be attached to the lease. The Tenancy Addendum states the 

responsibilities between the tenant and the owner. 
 

The following pages contain a sample HAP contract.  
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BEFORE scheduling an inspection. . . . . 
                     check your rental property to ensure all the basics are in order. 

When North Iowa Regional Housing Authority (NIRHA) receives the completed Request for Tenancy 
Approval form, an inspection will be scheduled within the next few days.   

Please visit our website at www.nirha.com for access to detailed information regarding the inspections. 
On this website, you can print a copy of a sample inspection report and the informative brochure “A 
Good Place to Live” that provides information on what to look for before the inspection. 

DO NOT schedule an inspection until you know the following items will pass inspection. The following is 
a sample list of frequently failed items. It is not a complete list and other items may fail during the 
inspection. 

1)  Handrails solid and safe on four or more stairs. 

2)  No chipped or peeling paint on the structure, garage, window sills, etc., if a child under six years of 
age will be residing in the unit.  

3)  All outside front and back doors have good locks. 

4)  WORKING smoke detector on each level of unit (including basement and walk-in attics).  

5)  Working light switches and outlets and no cracked or missing switches or outlet covers. 

6)  Working fan or operable window in bathrooms. 

7)  No broken, missing or cracked glass in any window.  

8) All openable windows must have screens in good repair. 

9)  Working locks on all windows. 

10)  No sign of rodent infestation. 

11)  Working stove and refrigerator must be in the unit. 

12)  No missing floor tiles. 

13)  Water, gas and electric must be turned on. 

14)  Pressure relief valve on hot water heater and an overflow pipe installed on pressure relief valve 
that reaches down to six to nine inches from the floor. 

15)  Working GFI in every outlet within 6 feet of a water source. 

16)  Verify that the unit is properly wired and that all outlets are properly grounded.  

On the next two pages is information regarding proper handling and abatement of Lead Based Paint. It 
is important to take time to read over the information and ask questions if you have any.  
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Violence Against Women Act (VAWA): 
What Applicants, Tenants, Owners, and Landlords Need to Know 
 

What is VAWA? 
Violence Against Women and Justice Department Reauthorization Act 2005 (VAWA) protects tenants 
and family members of tenants who are victims of domestic violence, dating violence, or stalking from 
being evicted or terminated from housing assistance based on acts of such violence against them.   
The provisions of the law apply both to public housing and Section 8 programs and to owners renting to 
families under the Section 8 rental assistance programs. 
 
A Public Housing Agency (PHA), owner, or landlord may not deny admission to an applicant (male or 
female) who has been a victim of domestic violence, dating violence, or stalking if the applicant 
otherwise qualifies for assistance or admission. 
 
Protection for Participants 
The law provides in part that criminal activity directly relating to domestic violence, dating violence, or 
stalking, engaged in by a member of a tenant’s household or any guest or other person under the 
tenant’s control, shall not be cause for termination of assistance, tenancy, or occupancy rights if the 
tenant or an immediate member of the tenant’s family is the victim or threatened victim of that abuse. 
The law also provides that an incident(s) of actual or threatened domestic violence, dating violence, or 
stalking will not be construed as serious or repeated violations of the lease by the victim or threatened 
victim of that violence and will not be “good cause” for termination of the assistance, tenancy, or 
occupancy rights of a victim of such violence. 
  
The PHA, an owner, or landlord may deny, remove, or terminate assistance to an individual perpetrator 
of such action and continue to allow the victim or other household members to remain in the dwelling 
unit or receive housing assistance. This does not limit the authority of the PHA, owner, or landlord to 
terminate assistance of other criminal activity or good cause. 
  
Certification 
PHAs, owners or managers receiving a report of an incident(s) of actual or threatened domestic 
violence, dating violence or stalking that may affect a tenant’s participation in the housing program are 
allowed to request, in writing, that an individual complete, sign and submit, within 14 business days of 
the request, a HUD-approved certification form that is available at the PHA office.  On the form, the 
individual certifies that he/she is a victim of domestic violence, dating violence, or stalking, and that the 
incident or incidences in question are bona fide incidences of such actual or threatened abuse.  
  
In lieu of, or in addition to, a certification form, a tenant may provide to the PHA, managers or owners, 
(1) a Federal, State, tribal, territorial, or local police record or court record; (2) documentation signed 
and attested to by an employee, agent or volunteer of a victim service provider, an attorney or a 
medical professional, from whom the victim has sought assistance in addressing abuse or violence. 
  
Confidentiality 
All information relating to the incident(s) of domestic violence, including the fact that an individual is a 
victim of domestic violence, dating violence, or stalking, must be retained in confidence and must 
neither be entered into any shared database nor provided to a related entity, except to the extent that 
the disclosure is (i) requested or consented by the individual in writing; (ii) required for use in an 
eviction proceeding or termination of assistance; or, (iii) otherwise required by applicable law. 
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State and Local Laws 
Some states have passed laws effecting applicants, tenants, owners, and landlords that are more 
stringent than requirements of the Violence Against Women Act (VAWA). Many states have related 
laws pending. You may want to check with your state and/or city for the most current state and local 
laws protecting victims of domestic violence, dating violence, or stalking. 
  
For More Information 
PHAs, owners and managers are encouraged to access VAWA via the Internet at the following Website  
address: http:www.gpoaccess.gov/plaws/index.html 
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